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MEW SALES PLAN HELPS BUYERS FIND HOMES"IN ORANGES
Multiple Listing System Adopted in
Fine Suburban District of Jersey
Offers to Each Homeseeker and
Seller Corftbined Services of All
Members of Board of Realtors
.Section Was First to Try
Out Method in the East

There arc few dwellers within the
metropolitan area who are not more or
less conversant with the residential ad¬
vantages of the Orai^ges. Long before
housing famines and own your own
home campaigns were heard of these
delightful Jersey communities, so con¬
venient to New York, wer*.- already
drawing their quota of residents from
the city. During the last few years the
scurrying about for homes has sent
thousands upon thousands of persons
into this suburban section with a vora¬
cious appetite for practical information
regarding train service, prices, educa¬
tional and recreational facilities and the
other cardinal considerations that are
supposed to influence the prospective
homeseeker in his choice of a location.
Then, too, the fine automobile routes
that wind their velvety way through the
Cmnges have sent many a tourist or
pleasure rider or.< his way with a clear
cut Impression of the beauties of the
countryside.

It is no longer a matter of news,
therefore, to recall the fact that East
Orange Is eleven miles from New York,
has miles of fine streets, rows of well
built apartment houses and beautiful
private homes, many splendid schools
and churches, ar.d can be reached by the
Lackawanna Railroad In thirty-five min¬
utes from the Cortlandt street terminal
of the Hudson and Manhattan tubes:
that Oranga boasts many of the same

advantages, is twelve miles (mm New
York, and can be reached vis th? Lack¬
awanna from Cortlandt street in thirty
seven minutes; that West Orange can
Da reached on the Erie in approximately
thirty-five minutes and cherishes within
its confines the famous Llewellyn Park,
far famed as a restricted residential
area; That South Orange is sixteen
miles from Wall street, has well planned
playgrounds, with pwimmlng ponds and
coasting ground" for the children, to¬
gether with golf, tennis and country
clubs of national fame right in its midst,
and that ft can be reached on the Lack¬
awanna from Cortlaixlt street in fnr(»
minutes: or Anally, that Maplewood,
situated on the slope; of the Orangn
Mountains, seventeen miles from New
York city, likewise has Its share of ideal
homes, schools, churches and recrea¬
tional facilities, and car., be reached on
the Lackawanna in forty-five minutes
from Cortlandt street.
These facts iiave all been mulled over

many times before, and if the truth
were known they could probably be re¬
peated verbatim by the majority of
home seekers. Tholr very prosiness
would seem to detract from any at¬
tempt to portray the many allurements
of the section.

There is one big.. Important, thing
about the Oranges, however, that has
not us yet become a matttr of common
knowledge. Pew laymen know that
since November 1, 1U21. the district has
been a laboratory for an experiment
.which certain enthusiastic renltors de¬
clare will sonic day revolutionize the
transaction of the real estate business
throughout the country. The experi¬
ment had already been tried success¬

fully in the West and it remained for
the realtors of the Oranges to apply It to
conditions that exist in the East. It I*
1n effect an effort at cooperation in
salesmanship along the broadest possi¬
ble linen.

Just. Ave months have elapsed since
the Board of Realtors of the Oranges
and Maplowood put the Multiple Listing
Bystejn into effect, but the results in
that time from the standpoint of actual
sales closed have been so gratifying
that other communities throughout the
Last.and several of them big cities,
too.have manifested an earnest desire
to know all about this method under
which an owner who offers his property
for sale secures the combined services
of every member of the real estate
t>oard. Albany, according to report, is
about to give the plan a try and New¬
ark is ready to adopt It. The real
? state board In Syracuse is also mnklng
tierlous Inquiries regarding the advan¬
tages of the system, frfist April eighteen
cities throughout the United States
were using the Multiple Listing System.
To-day over fifty have put it Into effect.

Moreover, the National Association of
Real Estate Boards has been advertis¬
ing the merits of Uie plan anions its
members.

In substance the plan is this: An
owner who wishes to offer his property
through a broker who is a member of
the real estate' board signs an exclu¬
sive selling contract, not with the
broker, but with the real estate board,
which reserves the right under th-5
agreement to claim the commission if
the property is sold by an outsider
within the specified period. The broker
In whose hands the property la first
placed Is the listing broker. He send*
J.he contract into the headquarters of
the real estate board, which in turn
sends a minute description of the prop-

erty offered, together with the price
and all other essential details, to every
other member of tlie board, so that
within twenty-four hours every prop¬
erty Hated for sale within the enti;j?
district covered Is, technically speaking,
being offered for sale iff" every office of
every board member In town. Tho
broker who eventually makes the sale
Is called the selling broker and under
the plan adopted In the Oranges he gets
70 per cent, of the entire commission,
The listing broker Ret 26 per cent and
the board claims 5 to cover its ex¬

penses. If it so happens that the listing
broker makes the sale ho gets 95 per
ccnt. of the commission and the board
claims Its 5 per cent.
The scheme as it lia.s been applied in

the Oranges lias saved for the com¬
munity many prospective residents,
who. under the old system of Individual
effort, would often describe tho kind
of home they wished to buy to one or t

two brokers and then, not being able
to get immediate results, would go on
to some other town. Under the system
in effect now every member of the
Board of Realtors of the Oranges and
Maplewood Is In full possession of data
concerning practically every salable
property In the district and there Is no

longer any reason why a broker In East
Orange, for example, should let a pros¬
pective buyer slip through his fingers
merely because the type of property
desired can be found in South Orange
only.
Then there are other obvious advan-

tages in tho system. Kor one thing, an
owner Is forced to deal fairly with his
broker and is absolutely prevented from
cheating the latter out of a commission
by selling the property through a second
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New Plan for B. R. T. Trains
to Astoria and Corona

A new scheme has been advanced to
bring about the operation of B. R. T.
trains over the Astoria and Corona ex¬

tensions of tlie dual subway system.
These trains now run only as fus as the
Queens Plaza In I<ong Island City be¬
cause the B. R, T. cars are 12 Inches
wider than the I. R. T. trains and the
platforms on theae extensions wt:rc built
to accommodate the narrower car*.

Various flans for the solution of this
problem have been considered In the last
two years, but the lHtest one Is to provide
narrower cars for the B. R. T. to be
run from the Klfty-seventh street station
through the Kast River tunnel to the
Queens Plaza and thence to Astoria and
Corona.
This will involve n transfer by pas¬

sengers from the B. R. T. trains at the
Flfty-soventh street stallon Instead of
at the Queens Plaza station, which
earlier plans called for. It is said that
the structural changes which would be
necessary would Involve less time and
expense by this method than by any
other yet proponed.

Vntll the previous schemes for laying
separate tracks over the Astoria and
Ccr«na extensions to aocommodate the
wider B. R. T. cars are worked out on

a practical basis and the litigation In
tlit courts over the question as to which
company shall pay the costs of the
changes are settled, a transfer of pas¬
sengers either to the I. R. T. at the cost
of another fare or to a B. R. T. shuttle
train will be necessary.

It was learned yesterday that this
narrow car train proposal Is being oon-

Fldered by the Transit Commission en¬

gineers and by the <iueeiif<boro Cham¬
ber of Commerce. It ha* not yet
reached the stage where either body
woafrt enter Into h dlsc-u«stnn of Us mer¬
its or demer'ts. It Is believed, however,
that It stands the best chance of adop¬
tion of all the proposals that have been
made.
There is n large element In Queen*

¦which is Insistent on the giving of free
iran*fers from the r. R. T. and R. R. T.
lines st the Bridge Plnza station. At
present passengers coming to Long Isl¬
and City In B. R. T. trains and desiring
|to continue to Astoria or Corona ara
obliged to walk down-two long flights
W 'ttfti, pay another fare and walk up

two flights equally as long. And this
In spite of the fact that the trains of
the two lines come In 011 tracks that are

only a few feet apart on the upper lcyel
of the Plaza station.

In order to avoid this strenuous phys¬
ical transfer it has been proposed that
the gap between the tracks of the two
lines be bridged by a platform and the
ticket bootliii be ptaced on the Tipper
level, thus obviating the necessity of
descending and ascending' the heart¬
breaking stairways.

BUCKINGHAM HOTEL IS
SOON TO BE TORN DOWN

Once Reflected Glory of 'Age
of Innocence.'

_____

The Hotel Buckingham, at the south-
jeasUcorner of Fifth avenue and Fiftieth
street, one of the best relics of ihe Vic¬
torian ngo In New York, will be torn
down nfter June I to mak« room for
the new $1,000,000 store of Saks & Co.
Tho hotel was built In 1875 by George
Kemp and was regarded ns the Inst
word In hotel elegance. Other Fifth
avenue hostelrle* were splendid, but the
Buckingham was the haven of fashion
and exclusiveness. It epitomised the
"age of Innocence" In Gotham. When
It closes Its doors many a representa¬
tive of the families that flourished In
tlint era will regretfully leave this haveo
of intrenched respectability.
Among Its notable guests during It.*

exirtencc a* one of the Institutions of
fifth avenue were Admiral Dewey, (Jen.
Nelson A. Miles, Orover Cleveland, former
Recorder Frederick 8. Hmythe and l)oni
Pedro, the last RmpifOr of Brnxii. For¬
mer <»ov. Charles N. Whitman whs mar¬
ried there and some of tho Vanderbilts
have lived there. Theodore Kolston.
president of the Farmers Loin ard
Trust Company, and Edwird Harris,
president of the Northern Pacific Hall-
road, have made It their home.

Fuller * Gage weri> the ftrst man¬
agers. Since 1910 the K*jt. rctate,
which owns the property, has managed
It. It Is from the Kent heirs that Sak»
ft Co. urt l...ilng the ground sit*.

broker just as the first is about to close
a deal. Likewise, the owner is protected
against the unscrupulous broker and un¬
fair competition is eliminated In the
ranks of the profession itself, it »

broker is caught violating the rules Of
the game he is either fined. !-udp»'nded
or dismissed from the board according
to the gravity of his offense. If the pun¬
ishment be dismissal he is thereafter
Vepriv. d of the benefits of the cooperative
#ales service, and he is apt to find
business ostracism fatal. In *ho»-t« tit
multiple listing system puts teeth in the
code cf ethics adopted by the board.

Ont." in a few Instances has it been
necessarv for the Board of ltealtors of
the Oranges and Maplewood to mete out
punishment to any of Its members, but
In everv case the c&stlgatlon lias been
effective. On the other hand. the posi-
tlve benefits from the system, members
of the board declare, have been so de¬
cided as to inspire the wish that
pie listing had been adopted back In the
spring of 19-0, when the suburban hous¬
ing market was so hysterical that a
home sold itself without the necessity of
an argument from a salesman.
"We are nelllng to-day 100 per cent,

more properties than we were able to
dispose of In 1921." said Raymond Con-
nolly. president of the Board of ltealtors.
to a representative of The New York
Herald. "Since November 1 the sales
have totaled $800,000. and the market is
still active. To-day there Is not a com¬
pleted house in South Orange or Maple-
wood unsold, and builders are putting
every ounce of energy they can summon
up Into the task of providing new homes
to meet the demand, which Is always In
excess of the supply here.

..Of oournc many eeonomlo fa* torn
have helped to Htlniulate buying. *<>r
cne thing the price of improved pr.'tHrty
'n this area has dropred approximately*20 per cent, from <he price peak of
1920 For Instance, homes that sold
for Slfi,500 In 1921 are bringing about
114,500 to-day. Coincldentally building
prices have dropped to a corresponding
degree, and the builders havintr less work
to do are more anxious to please. <-On-
sequently buyers are getting better
houses for considerably loss money than
they did In 1930. ar.d knowing this they |urc' on the alert for bargains. Mortgage
money is easier to obtain, materials ate
down probably as far as they will go for j
some time to come and the supr> y of
labor here is ample.

"In face of all these facts It Is no
more than to be expected that builders
should not only turn out better houses
but should put them up moro expedi¬
tiously. In the Oranges builders are now-
erecting In four months' time house*
which required nine months in 1921.
This added speed is, of course,
throwing a number of new propert es on
the market, and In that way Is Itjereas-
ing the number of potential sales.
"Those who wish to become residents

of the Oranges to-day must buy 1 ere,
for there Is prastlcally nothing <o rent
with the exception of apartments in Hast
Orange where a number of new multi-
family houses are being put u-p. Suites

TO MAKE CONVENT OF
EAST 45TH ST. HOUSES

Plans have been completed by the
architect, Edward F. Fnnning. for in
extensive alteration to the Ave o'd fash¬
ioned houses at 217 to 22:. East Forty-
fifth street, owned by the Order of
Franciscan Missionaries of Mary 1
plans call f«.r the extension of the front
of the prefent buildings to the building
line, with the erection of a new front
of l>r|ck and limestone carried aeror ¦»

the Ave houses civing the appearanee of
one building. The three westerly houses
will be made fireproof and contain an
auditorium. nursery and kindergarten
rooin.«, and on the top floor there *l'l
be domestic « ience rooms. Including
a model cooklna class room, laundry
and sewing and fitting room.

Th<* two easterly bullrtlnR* will b .

remodeled Into tx convent for the Sisters,
with a private chapel In second story
of extension. Tn the rear will be a large
playground for the ohlldren. The bulld-
InK Is expected to be ready for the. fall
of 192J, and the coet of the work la es¬
timated at 1100.000.

, ., .. .J

NEW HOUSE PLANNEDMAPLEWOOD COUNTRY CLUB KENNETH W DALZ E LL,ARCH i T"ECT

in these houses arc bringing from $16 to
$15 per room. It is unfortunate that
there are no dwellings to rent, frr the
liomesec-ker often likes to live in a com¬
munity before lie assumes the risk of,
buying a house. Often I believe «ub-
stantlal residents aro li>st to a com-

munlty because of Its inability to pro¬
vide temporary homes for these folk who
take their homo buying seriously.

"If building keeps up at Its present
pace, however, we may again see the day
when dwellings are available for lessees.
Last year established a record In the
history of tlio IJullding Department of
the village of South Orange, and the
plans filed so far this year would Jndl-
i'ato that 1922 will hold Its own with
1921, and that in spite of the fact that
there are no big projects for school
houses or other public buildings under
way at present. TMt bulk of the work
Is all in dwellings. Tho new zoning

ordinance In South Orange limits the
erection of two family houses to prac¬
tically two streets or to an area of
about 5 per cent, of the entire Village.

"in East Orange and In Orange there
is more two family house construction
and several apartments are under way.
In Went Orange some medium priced one
family dwellings are going up ranging
in price from $8,000 to $12,000.

"Of course, as t have observed, nat¬
ural conditions were largely responsible
for all this activity, but comparative!
records prove that these new properties]
would not be disposed of so rapidly If it
were not for the efficiency of the multi-
pie listing system. Moreover the system
has shown Itself to be more than self
sustaining and is paying all its expense*
with the share of the commissions a.1-
lotted to the board."
Whichever factor may d»*erve th>

greatest share of the credit the activity

$10,000,000 Rent for Site

The Grand Central Terminal zone, in which many of the largest office
buildings in the city hare been erected during the last two ycart, ia
to have another impoaing addition to it* family of akyacrapera. Thi«
twelve atory structure U to be erected by Webb A Knapp on the
block front (south aide) of Forty-seventh street, between Madison
and Vanderbilt avenues, on a site leased from the New York State
Realty and Terminal Company, through William A. White & Sona,
for sixty-three year* for a net rental of $10,000,000. Cross A Cross
are the architect*.

Is evident to any one who goes through
the Oronffes with Ills eyes open to-day.
Of course the buik of the new work Is
In South Orange and Msplewood, for the!
older communities of Orange and Bast
Orange are already intensively developed
and comparatively little land la avail¬
able* In those centers for new home en¬

terprises.
One of the most Interesting projects In

South Orange Is the group of lpuses to
be known as University Courts which
George if. Becker Is putting up on the
Seton Hall property. The tract has been
cut up Into seventy lots and fifteen of
the houses are already under way. They
contain from six rooms with one bath
to nine room? with three baths, and are
to sell for from $14,500 to $22,000. Three
have already been sold from plans.

In Maplewood. where property values
are comparatively low. completed
houses are scarce and there Is nothing
to rent. The new housing Is practically
all in the nature of dwellings ranging
from Jlf.,000 to WVOO In price. There
aro many other signs of growth and
progress In thin charming little noun-
talnside community, however, and by
no means the least of them is that the
Maplewood Country Club has completed
plans for Its new clubhouse and Its
eighteen hole (rolf course, which Is al¬
ready under construction. The neces¬

sary $100,000 having been raised before
the club could proceed with this work
It Is only a matter of time now w>hen
the smart two and one-half story build¬
ing will ho an actuality. It will con¬
tain three pairs of bowling alleys,
squash courts, locker and shower
rooms, a golfers' lunch room and an

auditorium on the ground floor where
theatrloals may be held. The seating
capacity of this playhouse will be as

great as that In the Pclmont Theater.
The house was designed by Kenneth
1* Dalzell of the F"red L. Dalzell Com¬
pany.
The type of apartment construction

that has been golag on In Kast Orange
during the last year Is well illustrated
In the row of multlfamlly houses on

Park avenue, near Prospect street. One

HOME BUILDING BRINGS
ADVANCE IN TIMBER

The noise of hammer and snw Is In¬
creasing throughout the country, at¬
tended by a slow hut sure gain In book¬
ings of orders for lumber. Sales, not
only by msnufacturers to retailers, but
by retailers to ultimate consumers, are

expanding, although, according to the
Amrrican Lumbrrmnn, the market Is not
spectacular. Most retail lumber com-

panics now conduct service departments
to aid their customers In planning
homes, and reports fr'<m all over the
country Indicate that they were never
busier than they are to-day. People
everywhere are thinking of building,
and. while In many cases their desire for
homes has not yet resulted in the start¬
ing of construction, the number of oper-
etlons In progress Is steadily becoming
larger. Purchases of lumber In the
meantime ore increasing, accompanied
by a price advance here and there on

specific Items for which there exists a,

strong demand. Generally speaking, the
market remains firm, and there is every
Indication that the volume of trade will
continue to expand.
For the first eleven weeks In 1922 the

National Lumber Manufacturers' Axso-
elation reports the following '"vital sta-
tlstloc'' In board feet Production,
1.897.*«2.fi27 ; shipments. l.S3«.538,892 ;
.rdara, 1,901,07M01.

of these houses was sold recently under
the multiple listing system by Mrs.
(ieortfiana Sprugue to Joseph Mulford
through Frank H. Taylor ft Sons. Sev¬
eral of the "homes with fireplaces"
built by Orowther & Homer on Vark
End Terrace within recent monbhs
have also been sold under the new sys¬
tem by Frank II. Taylor & Sons In
conjunction with the Uayrnond Con¬
nolly Company of South Orange.
Amomj other interesting deals nego¬

tiated leeently by the Taylor firm in
Fast Orange In the sale of the property
at 17 North Harrison street for Charles
H. Thorne to Adolph Levy, who will
erect a $30,000 office and store struc¬
ture. The George F. Mack Company
was associate broker. The former home
of J. VV". Alford at 36 Kast J'ark street
has been sold to George H. Seymour of
Montclalr. Witfi Alfred I. Manson the
brokers also sold the residence of Clarke
(}. Dailey at 144 Willam street to Charles
S. Orben and the two family residence
at 4."i7 I'ark avenue for Frank MacKaln
to Minnie Wagner Lenz.
Other deals Include the sale of the

residence of Sarah A. Hough at 1121
North Walnut street to Calvary Church
for a pirish house; the residence at 172
North Arlington avenue for Frank K,
Perkins to Mrs. Sarah A. Hough, who
will occupy. H. C. Case has sold his

home at 29 Euclid avenue. Maplewood.
to C. H. Bennett, Jr.. through the same
brokers associated with the J. Charles
O'Brien Company. Mary A. Frnlth haa
sold her residence at 2»" Baldwin street.
Hast Orange, to Dr. Andrew MucGowan,
tfentist.
Former Councilman Howard Marshall

has purchased the residence of Frank
10. Holden at 54 Olenwood avenue and
Mr. Marshall has sold his home at 230
Olenwood a\enu,j to Augustus W. I'er-
rine. Mrs. Georgiana A. Sprague has
exchanged her home nt 27 Irvine street
for the two family house at 2 Summit
street owned by Ernest M. Handy. The
Crowther & Homer Co. has sold two
houses on Hark End place to W. H.
Hamilton and A. R Elghtner and with
Dudley & Bauer, brokers, the residence
of Walter H. Canfield at 125 Washing¬
ton street has been sold to George \V.
Brooke.

Jamaica Home Iluildrra lliiay.

Bulkley ft Horton Co. has sold to tha
Tiverton Construction Company thirty
lots in Buckingham Park, near Jamaica,
Quoenff, for the Cohasset Kealty t!or«
poration. The purchasers have already
broken ground for one family dwellings,
to be ready for occupancy about June 1.

A Broker Who Proved Too
- Chatty, and Other Yarns

itr the onn pahagrapher.

Apropos of a recent l<*?turer's advice
to the real estate class of the Y. M. C.
A. that It l« quite a* Important for a

real estate' broker to know when to hold
his tongue an to know how to well, lease,
mortgage or appraise property, an In¬
teresting story U told of how a certain
over anxious broker some years ago
literally talked hlmaelf out of a "fat"
commission.

Before the present chimney building
was erected on the Kllllman corner, at
Broadway and Wall street, this broker
succeeded In bringing negotiations for
the salo of the property to Ou> point of
closing. Details completed, he placed
the contract before H. D. .Sllllman for
his perusal and signature. It was the
blg*est deal this broker had ever closcd.
and he was bubbling over with happi¬
ness.
He watched Mr. fillllman read the

contract and saw lilm reach for his
pen. The desire to say something pleas¬
ant to the man who was shortly to pay
him a big commission was no longer
to he restrained.

"I understand. Mr. Sllllmnn. that yoO
are the oldest living graduate of Yale
University." the broker rrmarked.

"I believe so." Mr. Sllllrnan replied,
dipping his pen In the Ink well.
"And you have owned this property

practically all of your Hfc, haven't you?"
the happy broker Inquired, pleasantly.
Then followed a painful pau«e. "Yes."

the owner replied reflectively, pushing
the contract aside, "and I have decided
to own it a while linger."

II Mmle n lllllrrrnrr I»» Ihr I'rlce.

Ask»d on another occasion what he
would take for his costly Wall stre.-t
corner, Mr. Silllmsn replied: "Cover the
site with sliver dollars and Its yours."
A few days later the man who ask*!

the question returned and Informed Mr.
Sllllmnn that lie wns prepared to close
the deal at the latter's terms. While
they re discussing the terms Mr. SI1U-

man turned suddenly and said: "Hold
on. you mean to 1**y the silver dollars
horizontally. 1 mi-an perpendicularly."

Hntv It'* Done on Vr*«7 Stffft.

It was a very cold day and Vesey
street's "ourbston<ra'' *er« leaving the
salesroom rather reluctantly. Two trad¬
ers were exchanging particulars of prop-
«rtles as they walked out. One paused
outside of the exchange door and began
taking down notes, using the window as
a resting place. Suddenly he turned to
the other and said: "This glass U too
cold, let me us'- your back," and suiting
the action to the word, he finished wilt¬
ing. resting comfortably upon tho back
of his companion.

Observing this procedure a bystander
remarked: "Their offices are In their
hats and their desks on their ha-kit."

Voting America'* I.and Problem.

Opposition has developed from a new
quarter against any building boom to
provide new housing. In the opinion of
certain very Important future citizens of
the United States the building stagna¬
tion of the laj«t five years nerved an ex¬
cellent purpose in that it made possible
a record development of ba*< ball dia¬
monds for young America.
The budding Habe Huths. Cobbs and

Speakers, who had come to look upon
their baseball home# as permanent, were

rudely awakened this sprint when they
found their diamonds had been "cap¬
tured" by excavators, masons and car-
lKn'era, who were busy erecting dwell-
I ik* and apartment houses.

In view of the growing shortage of
ba.*< ball diamonds In all boroughs it Is
not unlikely that the future "greats" of
the sandlots will hold a mass meeting
and take steps to enjoin builders and
landlords from further Interference with
their professional activities. Indigna¬
tion la running so high among the boy
wonders that a movement to boycott alt
houses erected op baseball diamonds
may be expected.
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